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Project construction would include approximately three full-time employees (i.e., Project Manager, Project Engineer, and Project Supervisor) on site at all times during construction activities. Various subcontractors would be on and off the site at various times over the course of the Project construction, including laborers from multiple fields, ranging in size between a minimum of 2 and a maximum of 50 workers. 
Off-Site Improvements  Off-site improvements would include modifications to the City of Newport Beach sidewalks at the vehicular drives to comply with access requirements and potential utilities improvements in Bayview Place, including connections to the existing utilities. 

 PROPOSED DISCRETIONARY APPROVALS 
General Plan Amendment No. GP2015-004  The City of Newport Beach General Plan assigns land uses to all areas of the City. Under the existing General Plan, the site is designated for CO-G (General Commercial Office) land uses. As stated in the General Plan, the CO-G land use designation allows uses such as administrative, professional, and medical offices with limited accessory retail and service uses; and hotels, motels, and convalescent hospitals are not permitted uses (Newport Beach 2006a). Proposed General Plan Amendment No. GP2015-004 would change the existing land use designation of the Project site from CO-G to PI (Private Institutions). As stated in the General Plan, the PI land use designation allows land uses such as privately-owned facilities that serve the public, including places for religious assembly, private schools, health care, cultural institutions, museums, yacht clubs, congregate homes, and comparable facilities (Newport Beach 2006a). This proposal would also increase the development allocation in the anomaly table from 70,000 square feet to 85,000 square feet. 
Planned Community Development Plan Amendment No. PD2015-
005 The proposed Project would include an amendment to the existing Bayview Planned Community Development Plan (PC-32; Newport Beach 1985) to allow for congregate care/convalescent and private institution uses and amend the land use and development standards for the Project site. The proposed revisions to the PC-32 text are discussed below.   

• Increase in floor area from 8,000 square feet for restaurant use or 70,000 square feet for office use to 85,000 square feet for congregate care/convalescent and public institution uses. 
• According to Chapter 20.40.040 of the NBMC, the parking requirement for convalescent facilities is one space per three beds; with 120 beds, the Project would be required to provide a total of 40 parking spaces (36 standard and 4 accessible or barrier-free). The Project proposes 53 spaces. Of the proposed 53 parking spaces, 49 would be standard and 4 would be accessible or barrier-free.  PC-32 would be amended to reflect the applicable parking requirements.   
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• Alterations to the uses in Area 5 of the Bayview Planned Community Development Plan, which would involve removing the commercial uses currently allowed and providing for privately owned facilities that serve the public, including congregate homes, convalescent facilities, health care services, assisted living facilities, and comparable uses.  Under the proposed amendment, permitted uses subject to a Conditional Use Permit include congregate care homes, convalescent facilities, assisted living facilities, memory care services, and retail and service businesses, as included with a congregate and/or convalescent care facility only if considered as ancillary uses. 
Land Uses in Area 5. The existing land use designations for Area 5, the Project site, are restaurant, professional, and administrative offices; these uses are also noted on the Bayview Site Statistics Table. The proposed amendment would replace these land uses with congregate care/convalescent and private institutions. Specifically, the intent of the congregate care/convalescent or private institution designation is to provide “. . . areas for privately owned facilities which serve the public including congregate care homes, convalescent facilities, health care services, assisted living facilities, and comparable facilities.” The existing permitted use for the site, restaurants, bars, and theater/nightclubs, would be deleted from the PC-32 text, as would most of the commercial uses that are permitted subject to a Use Permit. The proposed permitted uses subject to a Conditional Use Permit would include congregate care homes, convalescent facilities, assisted living facilities, and memory care facilities, as well as retail and service businesses, as included within a congregate care and/or convalescent care facility only if considered as ancillary uses. In addition, automobile parking lots and structures, accessory structures and uses necessary and incidental to these uses, and other uses are also permitted. Changes in temporary uses permitted include deletion of commercial coaches and the addition of modular buildings during construction. Under permitted accessory uses, on-site liquor sales would be deleted. 
Development Standards in Area 5. The development standards subject to the proposed amendment in the PC-32 text include maximum square footage and off-street parking. An amendment to the maximum height limits would not be required, as the proposed building height of 39 feet and 6 inches, including screening, is within the height limits in PC-32 text. The changes are as follows: 

• Maximum square footage. The existing square footage allowed in the PC-32 text is 8,000 square feet for a restaurant use or 70,000 square feet for an office use. The PC-32 text would be amended to allow for 85,000 square feet of congregate care/convalescent or private institution uses. 
• Off-street parking. The current parking requirement in the PC-32 text, which is based on the restaurant use, is a total of 90 spaces. The proposed amendment would reduce the number of parking spaces required in the PC-32 text to 53 spaces (a reduction of 37 spaces). Per Chapter 20.40.040 of the NBMC, the proposed Project would be required to provide one space per three beds or a total of 40 parking spaces (36 standard and 4 accessible or barrier-free). The Project would provide an additional 13 spaces or approximately 33 percent over the City’s parking requirements for the proposed use.    
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Major Site Development Review No. SD2015-007  Major Site Development Review No. SD2015-007 is required pursuant to Section 20.52.080 (Site Development Reviews) of the NBMC to allow the construction of over 19,999 square feet of nonresidential gross floor area. The purpose of the Site Development Review is to review the Project plans for compliance with the proposed revisions to the PC-32 text. As part of Site Development Review No. SD2015-007, the City would review the amended PC-32 text and plans to ensure the following objectives are met: 1. Ensure consistency with General Plan policies related to preservation of existing community character and development of a high-quality facility 2. Respect the physical and environmental characteristics of the site 3. Ensure safe and convenient access and circulation for pedestrians and vehicles 4. Allow for and encourage individual identity for specific uses and structures 5. Encourage the maintenance of a distinct neighborhood and/or community identity 6. Minimize or eliminate negative or undesirable visual impacts 7. Ensure protection of significant view(s) from public right(s)-of-way in compliance with Section 20.30.100 (Public View Protection) 8. Allow for differing levels of review depending on the significance of the development project  
Conditional Use Permit No. UP2015-047 The amended Bayview Planned Community Development Plan (PC-32) would require a Conditional Use Permit (CUP) approval. Therefore, the proposed Project is required to obtain a CUP to allow the establishment of a 120-bed senior assisted living and memory care facility.  

 INTENDED USES OF THE EIR Pursuant to Section 15121 of the State CEQA Guidelines, an EIR is primarily an informational document intended to inform the public agency decision makers and the general public of the potentially significant environmental effects of a project. Prior to taking action on the proposed Project, the City, as the lead agency, must consider the information in this EIR and certify the Final EIR. Section 15367 of the State CEQA Guidelines defines Lead Agency as follows:  “Lead Agency” means the public agency which has the principal responsibility for carrying out or approving a project. The Lead Agency will decide whether an EIR or Negative Declaration will be required for the project and will cause the document to be prepared. Responsible Agencies are public agencies that have a level of discretionary approval over some component of the Project. Section 15381 of the State CEQA Guidelines defines Responsible Agency as follows:  



Project Description 
 

  HARBOR POINTE SENIOR LIVING PROJECT 3-11 ENVIRONMENTAL IMPACT REPORT 

“Responsible Agency” means a public agency which proposes to carry out or approve a project, for which a Lead Agency is preparing or has prepared an EIR or Negative Declaration. For the purposes of CEQA, the term “Responsible Agency” includes all public agencies other than the Lead Agency which have discretionary approval power over the project. A Trustee Agency is defined in Section 15386 of the State CEQA Guidelines as “a state agency having jurisdiction by law over natural resources affected by a project which are held in trust for the people of the State of California.” For this Project, as the site does not contain any natural resources, no Trustee Agencies have been identified. Responsible agencies may rely upon the EIR prepared by the Lead Agency (See Section 15096 of the State CEQA Guidelines). Permits and other approvals required to implement the Project are identified. As noted above, it is the intent that this EIR be used by agencies in their consideration of approval of required subsequent permits and approvals. The anticipated approvals associated with the Project are listed further below. 
3.7.1 CITY OF NEWPORT BEACH The City, as the Lead Agency, is responsible for the actions listed below as a part of Project approval and implementation. The anticipated approvals would occur after certification of the Final EIR. 

• Drainage/Erosion Control Plan   
• Water Quality Management Plan 
• Grading Permit 
• Storm Drainage, Sewer, Water, and Dry Utility Plans 
• Landscaping Plans 
• Building Permit 
• Construction Management Plan 

3.7.2 RESPONSIBLE AND TRUSTEE AGENCIES The Final EIR would also provide environmental information to responsible agencies and other public agencies that may be required to grant approvals and permits or to coordinate with the City as a part of Project implementation. These agencies include, but are not limited to, those listed below. The anticipated order of permits and approvals is also noted. 
• Irvine Ranch Water District. Approval of any water and sewer line connections and the Sub Area Master Plan update  
• Regional Water Quality Control Board. Issuance of a National Pollutant Discharge Elimination System permit  
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 REFERENCES Newport Beach, City of. 2017. Newport Beach Municipal Code, Chapter 15, Building and Construction. Newport Beach, CA: the City. http://www.codepublishing.com/CA/NewportBeach/html/NewportBeach15/NewportBeach15.html 
———. 2016 (February). Design Standards for Implementation of the Water Efficient Landscape Ordinance. Newport Beach, CA: the City. 
———. 2006a (November 7). City of Newport Beach General Plan. Newport Beach, CA: the City. 
———. 1985 (August 15, amended July 6, 2010). Bayview Planned Community Development Plan and Development Standards. Newport Beach, CA: the City. 
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